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The master street plan, which has yet to be fully incorporated into the subdivision
ordinance street specifications, replaces the above with the terms “Local” and
“Minimal”, and neither is limited to residential use. The “Local” category has a 34-foot
pavement width and curb, gutter, sidewalk and streetlights in a 50-foot wide right-of-
way. The “Minimal” category has a 25-foot pavement width within a 40-foot wide right-
of-way.

Under staff's recommendation for access, this proposal would use the 40-foot width of
the “minimal” category, but in the form of a private access easement rather than a
public right-of-way. Also, the street would simply consist of a minimum 24-foot wide
pavement surface, with no curb, gutter, or streetlights. If Lot 2 were developed with
multiple dwelling units or a use with a significant employee base, sidewalk should be
installed, but that decision could wait until the time of development of Lot 2.

Street grade requirements are reviewed with the construction plans.

L. Vertical Curve Length.: The minimum length of vertical curves shall be as follows...
Comment: Met—no curves.

M. Visibility: Clear visibility, measured along the centerline of the street shall be as
follows...
Comment: Met—no curves.

N. Curvature Radius: The minimum radius of curvature on the centerfine of a street
shall be as follows...
Comment: Met—no curves.

O. Streets with Interior Angles: ...
Comment: Met. The street would continue to intersect Big Horn Avenue at 90
degrees.

P. Alleys. Alleys shall be required in all subdivisions with the minimum width being
twenty feet (20°), unless extreme conditions preclude the feasibility of alleys... Alleys
shall be constructed with a minimum of six inches (6") of crushed aggregate base
course for the finished surface. ...

Comment: Due to the lack of alleys to tie into, a variance to the alley
requirement would be appropriate.

Q. Curb, Gutter, Sidewalk, Paved Streets: Curb, gutter, sidewalk and paved streets shall
be required in all proposed subdivisions unless waived in accordance with criteria set
out in subsection 11-5-2B of this title by the planning, zoning and adjustment board,
and the city council. All waivers of curb, gutter and sidewalks shall require
acknowledgment by the developer on the final plat that future improvement districts for
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H. Water...

Comment: Water is proposed to be extended from near the fire hydrant just
behind the Carquest building to Lot 2. The developer will need to obtain utility
easements for the City for that water main extension, as well as Public Works and DEQ
approval of the plans for the main extension. The developer will also need to purchase
the minimum water tap for Lot 2 (3/4” service) as part of the final plat process.
Installation of the water tap need not occur until requested by the lot owner(s).

It is noted that the route of the water extension is on the Carquest parcel, and there is
no existing easement. If the owner of the Carquest parcel does not respond and grant
an easement, the water (and gas) extensions will need to occur through the subject
property. Address the extensions and easements with the construction plans.

1. Fire Hydrants...
Comment: A hydrant is proposed at the end of the water main extension, which
will allow for flushing of the main and fire protection for Lot 2.

J. Open Drains, Irrigation Ditches: All open drains and irrigation ditches shall be buried
or, If possible, eliminated.

Comment: There do not appear to be any active ditches on the property—verify
with Cody Canal.

K. Utilities. All utilities (electrical service, natural gas, telephone, cable TV, etc.) shall be
installed underground, whenever possible, in the streets, alleys or utility easements
shown on the final plat. All buried utilities will be placed before the finished surface is
placed on the streets or alleys ... It will be the developer’'s responsibility to ensure that
all utilities necessary or reasonably expected are placed within the proposed
subdivision.

Comment: Lot 1 has the utilities it needs. Lot 2 is proposed to be served with
sewer, water, power, and gas per the plans. The plan does not identify telephone,
cable, or other telecommunications. It appears that phone is available either from the
poles north of “E” Avenue or the poles along the east boundary of Lot 2.
Telecommunications may have to come from Big Horn Avenue to Lot 2.

M. Street Lighting...

Comment: Street lighting exists along Big Horn Avenue. As the proposed access
would be private, the City would not provide streetlighting. A variance would be
needed if no street lighting is provided.

N. Public Use Areas: ...
Comment: Minor subdivisions are exempt from this requirement.

OTHER:
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1. lrrigation Water: The property appears to have irrigation water rights in the Cody
Canal system. The subdivision ordinance requires the developer to either install an
irrigation system to utilize those water rights, or transfer the water rights to the City.
The plans for the water rights need to be identified, and addressed with the final plat
process.

2. Utility Easements: When this area was annexed to the City of Cody, the electrical
system was transferred from Rocky Mountain Power to the City. Apparently, the
overhead power line that runs along the east property line did not have an easement,
or the easement was not picked up by the title report. To provide access to the power
line and the service for Lot 2, the electrical division requests a 20-foot easement along
the east side of Lot 2.

VARIANCES:
The variances noted are to be reviewed under the following standard of 11-5-2(B):

If during the approval process of a proposed subdivision it can be shown that strict
compliance with the requirements of this title will result in extraordinary hardship to the
subdivider due to unusual topography or other similar land conditions, or where the
subdivider can show that variances will make a greater contribution to the intent and
purpose of this title, the commission and council may, upon written request and proper
Justification, grant a variance to this title so that substantial justice may be done and
the public interest secured, provided, that any such variance will not have the effect of
nullifying the intent and purpose of this title.

RECOMMENDATION:

Staff suggests that the Board talk through the components of the subdivision with the
applicant and determine if all necessary variances are appropriate. If the Board agrees,
recommend that Council authorize the following variances for the subdivision:

Variances:
a) Waive improvements to “E” Avenue;

b) Variance to block length (1,320 feet instead of 660’);

c) Allow private street and access easement to Lot 2 (rather than public street in
public right-of-way);

d) Reduce road standard/street cross section (reduced pavement width and waive
curb, gutter, and streetlights);

e) Waive requirement for sidewalk, provided the development of Lot 2 does not
exceed 5 dwelling units or a use with more than 15 on-site employees;

f) Cul-de-sac length in excess of 500 feet; and

g) Waive requirement for alleys.

And, recommend approval of the preliminary plat subject to the following conditions:
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1.

The applicant is responsible for developing plans for the street and water main
extension, and installing the improvements prior to or in conjunction with
development of Lot 2. The street improvements shall consist of widening the
approach to 30 feet (pan width); extending the asphalt to match the new width,
and continuing that width north to the Bobcat parking lot. (Will require relocation
of existing fence.) Also, install a 24-foot wide paved access off the north side of
the paved parking lot to Lot 2. Storm water management must be provided for
the 24-foot wide paved access extension. The street extension and water
extension plans are to be submitted with the final plat application for review.

All work within the Big Horn Avenue right-of-way (i.e. approach widening)
requires an encroachment permit from WYDOT before the work is performed.

A maintenance agreement shall be established for maintenance of the shared
access and any associated improvements. Submit the proposed agreement with
the final plat. Also include an explanatory note referencing such on the final
plat.

Provide a minimum 40-foot wide access and utility easement from Big Horn
Avenue to a point at least 50 feet (82 feet recommended) north of the Carquest
property. The easement must abut the Carquest property, but need not be
granted for use by the Carquest property.

Provide a 20-foot electrical easement along the east boundary of Lot 2.

Provide easement(s) for the extension of the water and gas lines to the utility
providers, in the width they request.

Plans for the water main extension must be submitted to WY DEQ and public
works for approval.

The plan for the water rights needs to be identified, and addressed with the final
plat process.

The final plat must include the road improvement district language of 11-4-2(Q),
for Lots 1 and 2 to support and participate in any future improvement district for
the construction of E Avenue.

10.Applicable utility fees are to be paid prior to the mayor signing the final plat

(water tap for Lot 2).

11.Include the following notes on the final plat:

a. (Only include if not completed before the final plat is recorded.) There are
outstanding subdivision requirements pertaining to installation of utility
services, and frontage and access improvements that remain to be completed
at the time this plat was recorded. The improvements must occur prior to or
in conjunction with issuance of a building permit for Lot 2.
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b. The requirement to install a sidewalk/pathway along the access road to Lot 2
is waived for development that does not exceed five dwelling units or more
than 15 on-site employees. If either threshold is exceeded on Lot 2, the
owner of Lot 2 shall install a sidewalk/pathway from Lot 2 to Big Horn Avenue
to City standards.

c. Lot 2 is responsible to install a turnaround to satisfy the fire code at the time
Lot 2 is developed. Various options exist.

12.The preliminary plat has some minor errors (missing labels, type of survey
markers, title) that need corrected on the final plat.

It is noted that the City and WYDOT reserve the right to specify that the approach be
constructed as a street intersection at such time that Lot 2 is developed, if warranted,
based on an analysis of the traffic generation for the proposed use.

Also, due to the infrastructure improvements, this does not qualify as a minor
subdivision. Fees will be collected with the final plat accordingly.

ATTACHMENTS:

Preliminary Plat

(Not attached but available—title report, copies of existing easements, letters from TCT
and Black Hills Energy)

H:\PLANNING DEPARTMENT\FILE REVIEWS\MAJOR-MINOR SUBDIVISION\2019\SUB2019-09 HGI 1923 BIG HORN AVE\STAFF REPORTS\STAFF RPT TO PC PRELIM PLAT
UPDATED.DOCX
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MY COMMSSION BXPIRES:

FGTARY PUBLIC

LAND USE

LOT 1 — BOBCAT CONMERCIAL BUILDING
LOT 2 — CONMERCIAL/ INDUSTRIAL (FUTURE)
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